
































STAFF, BOARD, AND RESIDENT ACTIVITY BOARD COMMENTS 

NO CHALLENGED ELEMENTS 

Comments received from staff on the PHA plan: 

This is from the annual retreat held on October 28-29, 2011. 

October 28, 2011 

Managers and Administration 

Presentation by Sherman, Carter, Barnhart started the morning. 

1.  We need to make certain all fines, fees and charges are applied consistently and that 

maintenance makes management aware of charges.  Administration should create a master list 

of all fines, fees, and charges from our policies. 

2. We need to consider using small claims for evictions related to rent only to save legal fees. 

3. Move outs need to be handled consistently between AMPs.  Some AMPs are more consistent in 

the way charges are made.  Tenant charges for damages are for time and materials.  We have 45 

days to finish and return deposit.  If the unit takes that long to turn it is usually due to excessive 

damages. When damages equal the security deposit a letter should go out stating no security 

deposit will be returned and this is not a final bill. 

4. Any type of breakage should be charged back. 

5. We need to be very careful about the deposit situation, need to confer with attorney. 

6. We need to have set hours for tenants who have abandoned property to come retrieve the 

property, not let them just call and send a maintenance person. 

7. We need to change our policy on legal fees during a court action for eviction.  Ask the court to 

award all legal fees as part of the action. 

8. Once someone has an agreed order, it stays in effect with following leases. 

9. Meet to discuss arbitration and working with residents in resolving issues versus going to court 

all the time. 

10. Remind everyone 40% of all points in PHAS are occupancy related. 

11. Cora will try to have all managers active in EIV by January 2012. 

12. We need to remember we have to send offline units to field office quarterly. 

 

Improvements to AMPs: 

AMP 1:  Shed doors at Riverside-Capital item 

 Replace ductless exhaust fans-can be done with routine maintenance 

 Foundation work at Beechwood-Capital item 

 Electrical upgrades completed at Beechwood-Capital item 

 Security system completed and alarms at laundry-Operations 

AMP 3:  Foundations at Crystal-Capital item 

 Sidewalks at PV/BM-Capital item 



 Full time clerk for move outs and housekeeping-Operations 

 Additional training-Operations 

 Additional security on doors-Operations 

AMP 4: Parkview Towers doors and locks-Capital item 

 Parkview Towers replace pad in back-Operations 

 Parkview Towers replace bifold doors-Operations 

 Parkview Towers stoves-Operations 

 Riverview Towers stoves-Operations 

AMP 4:  continued 

 Mark Elrod call buttons replace or research and remove 

 Riverview Towers paint stripe at the top 

 Landscaping plan 

 Replace current boilers with geothermal heating 

 

Maintenance Staff and Administration 

(Released the Reconnect plan for Parkview Broadmeade site and received these comments.) 

1.  How will the demolition plan affect jobs?  R:  might be some layoffs or may use current staff 

to replace contract work like painting and cleaning but would have to have the same 

criteria.  This is to be determined. 

2. What about concrete floors on the second floor? 

3. How will the plan work?  R: phased on plan and relocate as we go.  (END) 

4. When we evict residents we need lawyer and judges on our side.  R: we try to have all our 

documents in order to prove our case, but tenants have rights.  Sometimes takes a lot of 

backup and time. 

5. We should take turns taking maintenance staff to court with managers on court day to see 

what we have to do to evict. 

6. Is there any way we can get rid of abandoned property in 14 days? R: Indiana State law 

allows 90 days storage.  We can create an abandoned property policy and see if it is legal. 

7. Will Duke (Electric Company) give us a list of when electric meter is pulled?  The 

refrigerators are ruined when electric is off for several days.  R:  sometimes we find out and 

sometimes we do not know.  All staff should keep their eyes open for pulled meter.  We can 

get stickers to note we know the meter is missing. 

8. We lose money when people not on the lease live in the apartments.  Managers know there 

are unauthorized people there.  R:  it is very difficult to prove in court, there are privacy 

issues, we do follow up on these issues, if maintenance is willing to put something in writing 

about the person living there it could help. 

9. You go into a 2 bedroom and find 4 kid beds in there. 

10. The new units need drains and seals so water does not get behind the stone work and 

freeze then pop off.  Need weep holes. 

11. We need more curb appeal.  R:  this is part of Reconnect Plan, both through demolition at 

Parkview/Broadmeade and renovation at the rest of the sites. 



12. Need to replace all bad roofs.  R:  we have included spot repair/replacement in the Capital 

Fund budget, but is spent as soon as it is available.  Will continue to replace and track worst 

roofs and replace as funds are available. 

13. We need more tree trimming.  R:  this is both a maintenance and contract issue.  Handle as 

funds are available. 

14. We have a lot of sidewalk heaving.  R:  will place in Capital funds. 

15. Need to replace dropped stoops at Beechwood.  R:  will place on Capital fund list. 

16. Need to replace mortar at Beechwood.  R:  will place on Capital fund list. 

17. Interior doors at Beechwood need to be replaced.  R:  will place on Capital fund list. 

18. Beechwood needs electrical upgrades.  R:  will place on Capital fund list. 

19. Outside meter base at Riverside needs to be replaced.  R:  will place on Capital fund list. 

20. 73-76 Riverside are holding water.  R:  maintenance should follow up with plan. 

21. Riverside: need to replace exhaust fans and have an issue with the cabinets to replace them.  

R:  this can be done as needed through operations and routine maintenance. 

22. The shed doors need to be replaced at Riverside, they are rotting.  R:  will place in Capital 

Fund budget. 

23. The spalling needs to be replaced at Riverside.  R:  will place on Capital fund list. 

24. Riverside ADA units countertops need repair/replace.  R:  can be done as needed through 

operations and routine maintenance. 

25. Need gas sniffer.  R:  purchase through maintenance materials if needed. 

26. Riverside will need new furnaces/air conditioners, they are the originals.  R:  replace as 

needed through routine maintenance. 

27. Beechwood down flow furnaces need to be reversed.  R:  need to be done through outside 

contractor and non-routine maintenance. 

28. We need more storage on all sites as we move forward. 

29. We need concrete replaced at PVT and MET. 

30. PVT elevator is in bad shape. 

31. AMP 4 parking lots need sealed and striped. 

32. Need curbs and curb cuts 

33. Need elevator cameras 

34. Need a vehicle to haul stuff at PVT. 

 

October 29, 2011 

Commissioners and Administrative Staff 

Presentation by Sherman, Carter, Barnhart on Project Reconnect started the morning 

Commissioners were pleased with the style.  Asked about other PHAs who had completed similar work.  

SCB cited St. Louis, Louisville, and Lexington as recent projects of similar scope and could be visited 

easily.  Discussed issues related to reconfiguration.  Purpose of the Reconnect was to connect site to city 



streets so public housing no longer a “dead end” but part of a city.  The street grid would connect park 

system, surrounding neighborhood, Parkview/Broadmeade.  The focus of the site would be the entrance 

to the west of the Brown Starks Neighborhood Center, which would be an open esplanade with 

greenspace.  The BSNC would be expanded to include comprehensive training center, partner space, 

existing tenant Interfaith and possible medical center.  This would be a 5-6 phase project depending on 

the availability of tax credits and would attempt to complete project with no debt to insure the long 

term viability of the development. 

Comments 

1.  What would be the area in back of units?  R:  clean up the hillside, presented the proposed ped-

way and bike path for community that would circle the site.  Some type of community use space 

(TBD) would be created in conjunction with the NAFC Parks Department. 

2. Would site have resident storage?  R: yes. 

3. How many units would come down and be replaced?  R:  the first phase would remove about 

122 units to gain the maximum open space.  We would start in the Broadmeade and adjacent 

area because the units are less dense and need space to relocate streets, develop infrastructure.   

4. Would all the units be replaced?  R:  eventually we are dedicated to a one-for-one replacement.  

All units would not be replaced at one time. 

5. Are we going to keep displaced residents engaged, how?  R:  We are required to create a 

relocation plan as part of the demolition application.  NAHA has around 250 units turned  

year.  We would start well in advance of demolition to rehouse all residents in our own units.  

We will apply for some relocation vouchers to make certain the right size unit is available for 

each tenant.  We have to meet the rules of the Uniform Relocation Act. 

6. How will we notify residents?  We will introduce the idea through, first, the newsletter, then as 

we go we will have public meetings for residents, other stake holders.  These have to be 

ongoing. 

7. Commissioners need to engage the community by personal phone calls.   Develop materials to 

present to community when questions arise. 

8.  Have received positive comments on the new ADA units from the community. 

9. Would like regular ongoing public meetings to update all involved in the demolition and 

reconnection. 

10. We need to deal with abatement and surface water at the site.  R:  part of infrastructure review.  

All streets and utilities will be reworked, have to look at storm water as well. 

11. Will need both a development attorney and development consultant. 

12. Request a time line with objectives to be completed. 

13. Need to have a meeting after the election to present to new council members and the new 

mayor.  Set several provisional times. 

14. Commissioners will speak individually with their contacts to improve attendance. 

15. Accepted copy of strategic plan. 

 



 

 

Comments received from Resident Activity Board on the PHA plan: 

January 6, 2012 

See list of attendees 

Presentation of Five Year Plan, Strategic Plan Update for FYB 2012 by Bob Lane, Executive Director 

All RAB members commented on how they appreciated public housing, helps people when they need it.   

1. Would like to know whose idea it was to put up so many bright lights at Beechwood.  R:  it was 

for security at the mailboxes due to vandalism. 

2.  Would like AMP 3 to look like the ADA units, there is a stigma attached to being a “Project Kid” 

and residents would be proud to live here. 

3. We would like to be able to compare AMP 3 to Park DuValle. 

4. This will be amazing, a good thing. 

5. Would like enough lights all around AMP 3. 

6. How do people get on the Banned List?  Have some friends who say they do not know how or 

why they are on it.  R:  at some point the person was inappropriate on our property.  Banned 

persons get a copy either in person or at their last known address.  Any issues should be 

addressed to Safety and Security about the history.  Nearly all bans are permanent. 

7. Would like to see cameras on poles so when we have vandalism we can see who does it.  

Especially when cars are vandalized. 

8. Best:   Provide affordable homes 

9. Best:  Our Section 8 program is very friendly, very responsive.  When residents have issues, Chris 

Habermel gets back with us very quickly. 

10. Best:  The FSS program is very friendly, feel like the staff care, always helping. 

11. Best:  The FSS program provides a lot of help for everyone, the transportation program is really 

needed, help residents care for each other. 

12. Best:  All the computer labs are wonderful, lots of amenities for families and high rises. 

13. Worst:  feel like many residents just nitpick all the time.  They never had it so good but just want 

more.  The most rent you pay in a high rise is $291, they have so much to be grateful for. 

 

Challenged Elements: 

The New Albany Housing Authority received no challenged elements. 

 

 



 

 

 



 

CERTIFICATION OF CONSISTENCY WITH THE CITY OF NEW ALBANY’S CONSOLIDATED PLAN 

 

This submission does not contain the Mayor’s Certification of Consistency with the City of New Albany’s 

Consolidated Plan.  As of January 17, 2012 he has not signed the certification. 

Mayor Gahan took office on January 1, 2012.  He has the NAHA Annual Plan and is taking it under 

advisement. Any challenged issues will be presented in a second version of this PHA Plan when received 

by the New Albany Housing Authority. 

 



 
Housing Needs of Families on the PHA’s Waiting Lists 

Waiting list type: (select one) 

      Section 8 tenant-based assistance  

      Public Housing  

      Combined Section 8 and Public Housing 

      Public Housing Site-Based or sub-jurisdictional waiting list (optional) 

If used, identify which development/subjurisdiction: 

 # of families % of total families  Annual Turnover  
Waiting list total 256  361 
Extremely low income 

<=30% AMI 

213 83.2%  

Very low income 

(>30% but <=50% AMI) 

38 14.8%  

Low income 

(>50% but <80% AMI) 

6 2.3%  

Families with children 153 60.1%  
Elderly families 5 2%  
Families with Disabilities 151 59%  
Race/ethnicity-Cauc 138 53.9%  
Race/ethnicity-Af/Am 117 45.7%  
Race/ethnicity    
Race/ethnicity    
 

Characteristics by Bedroom 

Size (Public Housing Only) 

  307 

1BR and 0 2 2.6%  

2 BR 39 30.3%  

3 BR 23 15.8%  

4 BR 1 1.3%  

5 BR None in inventory   

5+ BR None in inventory   

 Is the waiting list closed (select one)?   No    Yes  Section 8 only 

If yes:  

How long has it been closed (# of months)? 36 

Does the PHA expect to reopen the list in the PHA Plan year?   No    Yes 

Does the PHA permit specific categories of families onto the waiting list, even if generally closed? 

  No    Yes Non-elderly disabled and Family Unification Vouchers 

 

B.  Strategy for Addressing Needs 
Provide a brief description of the PHA’s strategy for addressing the housing needs of families on the PHA’s public 

housing and Section 8 waiting lists IN THE UPCOMING YEAR, and the Agency’s reasons for choosing this 

strategy.   
 

(1)  Strategies 

Need:  Shortage of affordable housing for all eligible populations 
 

Strategy 1.  Maximize the number of affordable units available to the PHA within its 

current resources by: 
Select all that apply 



 

 Employ effective maintenance and management policies to minimize the number of 

public housing units off-line  

 Reduce turnover time for vacated public housing units 

 Reduce time to renovate public housing units 

 Seek replacement of public housing units lost to the inventory through mixed finance 

development  

 Seek replacement of public housing units lost to the inventory through section 8 

replacement housing resources 

 Maintain or increase section 8 lease-up rates by establishing payment standards that will 

enable families to rent throughout the jurisdiction 

 Undertake measures to ensure access to affordable housing among families assisted by 

the PHA, regardless of unit size required 

 Maintain or increase section 8 lease-up rates by marketing the program to owners, 

particularly those outside of areas of minority and poverty concentration 

 Maintain or increase section 8 lease-up rates by effectively screening Section 8 applicants 

to increase owner acceptance of program 

 Participate in the Consolidated Plan development process to ensure coordination with 

broader community strategies 

 Other (list below)  Increase marketability of PH units by entering into mixed-finance 

development. 

 

Strategy 2:  Increase the number of affordable housing units by: 
Select all that apply 

 

 Apply for additional section 8 units should they become available  

 Leverage affordable housing resources in the community through the creation of mixed - 

finance housing 

 Pursue housing resources other than public housing or Section 8 tenant-based 

 assistance.  

 Other: (list below) 

 

Need:  Specific Family Types:  Families at or below 30% of median 

 

Strategy 1:  Target available assistance to families at or below 30 % of AMI 
Select all that apply 

 

 Exceed HUD federal targeting requirements for families at or below 30% of AMI in 

public housing  

 Exceed HUD federal targeting requirements for families at or below 30% of AMI in 

tenant-based section 8 assistance 

 Employ admissions preferences aimed at families with economic hardships 

 Adopt rent policies to support and encourage work  

 Other: (list below) 

 

Need:  Specific Family Types:  Families at or below 50% of median 
 



Strategy 1: Target available assistance to families at or below 50% of AMI 
Select all that apply 

 

 Employ admissions preferences aimed at families who are working  

 Adopt rent policies to support and encourage work 

 Other: (list below) 

 

Need:  Specific Family Types: The Elderly 

 

Strategy 1:  Target available assistance to the elderly: 
Select all that apply 

 

 Seek designation of public housing for the elderly  

 Apply for special-purpose vouchers targeted to the elderly, should they become available 

 Other: (list below) 

 

Need:  Specific Family Types:  Families with Disabilities 
 

Strategy 1:  Target available assistance to Families with Disabilities: 
Select all that apply 

 

 Seek designation of public housing for families with disabilities  

 Carry out the modifications needed in public housing based on the section 504 Needs 

Assessment for Public Housing 

 Apply for special-purpose vouchers targeted to families with disabilities, should they 

become available 

 Affirmatively market to local non-profit agencies that assist families with disabilities 

 Other: (list below) 

 

Need:  Specific Family Types:  Races or ethnicities with disproportionate housing needs 
 

Strategy 1:  Increase awareness of PHA resources among families of races and ethnicities 

with disproportionate needs: 
Select if applicable 

 

 Affirmatively market to races/ethnicities shown to have disproportionate housing needs 

 Other: (list below) 

 

Strategy 2:  Conduct activities to affirmatively further fair housing 
Select all that apply 

 

 Counsel section 8 tenants as to location of units outside of areas of poverty or minority 

concentration and assist them to locate those units 

 Market the section 8 program to owners outside of areas of poverty /minority 

concentrations 

 Other: (list below)  

 

Other Housing Needs & Strategies: (list needs and strategies below) 



 

(2)  Reasons for Selecting Strategies 
Of the factors listed below, select all that influenced the PHA’s selection of the strategies it will 

pursue: 

 

 Funding constraints 

 Staffing constraints 

 Limited availability of sites for assisted housing 

 Extent to which particular housing needs are met by other organizations in the 

community 

 Evidence of housing needs as demonstrated in the Consolidated Plan and other 

information available to the PHA  

 Influence of the housing market on PHA programs 

 Community priorities regarding housing assistance 

 Results of consultation with local or state government 

 Results of consultation with residents and the Resident Advisory Board 

 Results of consultation with advocacy groups 

 Other:  (list below) 
 
















































